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This report describes property tax changes in St. Joseph County between 2011 and 2012. In 
2012 tax changes in each county were affected most by local factors, such as changes in 
assessed values, deductions, levies, credits, and rates. In 2012, for the first time in years, tax bill 
changes were not affected by statewide policy changes. The big 2008 tax reform was fully phased 
in by 2011. There were some statewide trends. The effects of the Great Recession lingered in 
many counties, depressing assessed value growth. Taxes in rural counties were affected by a 
large increase in farmland assessed values. 
 

In St. Joseph County the average tax bill for all taxpayers increased slightly, by 0.7%. This tax bill rise was the result of a 
small 1.8% increase in the tax levy of all local government units. Certified net assessed value fell 1.7%. Homestead, other 
residential, and business assessments fell, which may have been a legacy of the recession. An increase in levies and a 
fall in net assessments caused tax rates to rise in most St. Joseph County tax districts. This resulted in a 2.2% increase in 
tax cap credits as a percentage of the levy. 

Net Tax Bill Changes - All Property Types  
Most of St. Joseph County’s 2012 net property taxes were 
paid by business owners (other real and personal) and by 
homeowners. Net tax bills for all taxpayers increased 0.7% 
in St. Joseph County in 2012. Net taxes were lower on 
nonhomestead residential property (mostly smaller rentals 
and second homes) and other real property, and higher on 
agricultural property, homesteads, commercial apartments, 
and personal property.  
 

Comparison of Net Property Tax by Property Type 

(In Millions) 

Homestead Property Taxes 
Homestead property taxes increased 1.0% on average in 
St. Joseph County in 2012. Tax rates in most St. Joseph 
County tax districts increased, and the county average tax 
rate rose by 3.6%. Many more homesteads reached their 
tax caps, which held the average tax increase below the 
average rate increase. The percentage of St. Joseph 
homesteads at their tax caps rose from 15.1% in 2011 to 
22.4% in 2012. 

 
Comparable Homestead  

Property Tax Changes in St. Joseph County 

2012 St. Joseph County Property Tax Report 

with Comparison to 2011 
 

Legislative Services Agency August 2012 

2012

2011 0.1% $275,273,929 $8,137,497,231 13.2%

-1.7% 2.2%1.8%

Tax Bill, All Property Total Levy, All Units Net Assessed Value % of Levy

0.7% $280,263,404 $7,999,877,168 15.4%

Average Change in Certified Tax Cap Credits

ChangeChangeChange

Number of % Share

Homesteads of Total

Summary Change in Tax Bill

Higher Tax Bill 40,260 57.0%

No Change 1,248 1.8%

Lower Tax Bill 29,173 41.3%

Average Change in Tax Bill 1.0%

Detailed Change in Tax Bill

  20% or More 4,969 7.0%

  10% to 19% 3,771 5.3%

  1% to 9% 31,520 44.6%

  0% 1,248 1.8%

-1% to -9% 17,119 24.2%

-10% to -19% 5,981 8.5%

-20% or More 6,073 8.6%

Total 70,681 100.0%

Note:  Percentages may not total due to rounding.

2011 to 2012

$37.3 $38.4

$97.8 $96.8

$5.9 $6.7
$14.9 $15.4

$28.0 $27.3

$82.2 $83.5

$266.1 $268.1

2011 2012

Commercial Apartments

Agriculture

Other Real Property

Nonhomestead Residential

Homestead Residential

Personal Property
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Net AV equals Gross AV less deductions and exemptions  Tax rates are calculated on Net AV  Circuit breaker tax caps are calculated on Gross AV 

Tax Rates, Levies, and Assessed Values  

Property tax rates increased in most St. Joseph County tax districts. The average tax rate rose by 3.6%, because of an 
increase in levies and a decrease in net assessed values.  
 
Levies in St. Joseph County increased by 1.8%. The largest levy increase was in the county unit, which had significant 
increases in its general fund and exempt debt fund. The city of South Bend also had a large increase in its general fund 
levy. Portage Township had large decreases in its fire protection territory general and equipment replacement fund levies, 
and South Bend Schools had decreases in its exempt debt and capital projects fund levies. 
 
St. Joseph County’s total net assessed value decreased 0.4% in 2012. Agricultural net assessments rose 9.6%. The large 
increase in agricultural assessed value was due to the 16% increase in the base rate assessment of farmland, from 
$1,290 to $1,500 per acre for taxes in 2012. Combined nonagricultural net assessments fell 0.7%. This decline may be a 
lingering effect of the Great Recession.  
 
  

 
Tax Cap Credits 

Property taxes are capped at 1% of gross assessed value for homesteads, 2% for other residential property (including 
rental housing and second homes) and farmland, and 3% for business land, buildings, and equipment. Taxpayers receive 
credits when their tax bills exceed the caps. Credits are revenue lost to local governments. 
 
Total tax cap credits in St. Joseph County were $53.3 million, or 15.4% of the levy. This was more than the state average 
percentage of the levy of 9.2%, and much more than the median value of 3.2% among all counties. Tax rates are the main 
determinant of tax cap credits, and St. Joseph County’s tax rates were well above the state average.  
 
More than 80% of the total tax cap credits were in the 3% business real and personal category and the 2% 
nonhomestead/farmland category. The largest percentage losses were in the South Bend City and Public Transportation 
District, where district tax rates were above $5 per $100 assessed value. The largest dollar losses were in the city of 
South Bend, South Bend School Corporation, and the county unit. 
 
Tax Cap (Circuit Breaker) Credits by Category 
Tax cap credits increased in St. Joseph County 
in 2012 by $8.0 million, or 17.7%. The 
percentage of the levy lost to credits rose by 
2.2%. There were no major changes in state 
policy to affect tax cap credits in 2012. St. 
Joseph County credits increased mainly 
because most district tax rates increased. 

Gross AV Gross AV Gross AV Net AV Net AV Net AV

Property Type 2011 2012 Change 2011 2012 Change

Homesteads $8,749,508,150 $8,667,105,901 -0.9% $3,619,145,092 $3,587,943,960 -0.9%

Other Residential 1,599,253,550 1,595,866,170 -0.2% 1,562,941,052 1,559,012,265 -0.3%

Ag Business/Land 306,259,400 336,590,000 9.9% 304,046,372 333,373,200 9.6%

Business Real/Personal 5,499,725,990 5,468,907,757 -0.6% 4,148,440,252 4,118,472,279 -0.7%

Total $16,154,747,090 $16,068,469,828 -0.5% $9,634,572,768 $9,598,801,704 -0.4%

Tax Cap Category 2011 2012 Difference % Change

1% $7,088,326 $9,453,904 $2,365,578 33.4%

2% 18,514,285 20,081,290 1,567,005 8.5%

3% 19,615,559 23,682,262 4,066,703 20.7%

Elderly 51,742 58,836 7,094 13.7%

Total $45,269,912 $53,276,292 $8,006,380 17.7%

% of Levy 13.2% 15.4% 2.2%
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2008 - 2009 - 2010 - 2011 -

Taxing Unit 2008 2009 2010 2011 2012 2009 2010 2011 2012

County Total 363,727,175 263,273,465 276,071,903 275,273,929 280,263,404 -27.6% 4.9% -0.3% 1.8%

State Unit 239,157 0 0 0 0 -100.0%

St. Joseph County 75,493,842 47,852,324 49,372,784 44,137,786 49,695,236 -36.6% 3.2% -10.6% 12.6%

Centre Township 416,059 54,050 55,960 18,687 0 -87.0% 3.5% -66.6% -100.0%

Clay Township 3,634,130 2,958,851 6,490,521 6,623,510 6,290,392 -18.6% 119.4% 2.0% -5.0%

German Township 226,006 110,177 75,737 194,894 145,744 -51.3% -31.3% 157.3% -25.2%

Greene Township 88,443 35,493 36,843 37,584 309,990 -59.9% 3.8% 2.0% 724.8%

Harris Township 2,034,231 1,148,895 1,160,216 83,092 0 -43.5% 1.0% -92.8% -100.0%

Liberty Township 227,912 221,122 231,540 227,394 217,620 -3.0% 4.7% -1.8% -4.3%

Lincoln Township 168,358 147,757 132,663 60,124 64,478 -12.2% -10.2% -54.7% 7.2%

Madison Township 99,117 102,146 105,731 108,245 108,697 3.1% 3.5% 2.4% 0.4%

Olive Township 255,377 257,077 264,058 270,366 277,244 0.7% 2.7% 2.4% 2.5%

Penn Township 1,666,023 1,789,143 1,557,947 1,946,715 1,751,987 7.4% -12.9% 25.0% -10.0%

Portage Township 1,398,649 2,974,664 2,606,978 2,748,390 1,517,905 112.7% -12.4% 5.4% -44.8%

Union Township 188,409 189,092 194,853 184,136 169,367 0.4% 3.0% -5.5% -8.0%

Warren Township 356,798 360,170 370,499 93,156 867,584 0.9% 2.9% -74.9% 831.3%

South Bend Civil City 66,534,282 64,546,050 66,929,179 68,662,101 70,756,844 -3.0% 3.7% 2.6% 3.1%

Mishawaka Civil City 24,580,481 23,019,485 24,171,640 24,823,084 25,375,486 -6.4% 5.0% 2.7% 2.2%

Indian Village Civil Town 0 0 245 136 259 -44.5% 90.4%

Lakeville Civil Town 143,062 148,134 146,780 129,527 145,837 3.5% -0.9% -11.8% 12.6%

New Carlisle Civil Town 1,189,325 1,383,582 1,345,223 1,386,586 1,411,515 16.3% -2.8% 3.1% 1.8%

North Liberty Civil Town 375,273 385,540 428,406 439,574 445,949 2.7% 11.1% 2.6% 1.5%

Osceola Civil Town 215,118 220,466 229,051 234,726 240,357 2.5% 3.9% 2.5% 2.4%

Roseland Civil Town 242,806 242,759 243,550 273,360 267,941 0.0% 0.3% 12.2% -2.0%

Walkerton Civil Town 839,486 924,378 912,051 1,150,895 1,256,884 10.1% -1.3% 26.2% 9.2%

New Prairie United School Corp 4,502,250 2,851,045 3,081,276 3,176,542 2,852,912 -36.7% 8.1% 3.1% -10.2%

John Glenn School Corp 3,788,202 2,206,235 2,195,690 2,219,999 2,201,044 -41.8% -0.5% 1.1% -0.9%

Penn-Harris-Madison-School Corp 46,565,548 26,721,039 27,442,465 25,332,159 26,197,479 -42.6% 2.7% -7.7% 3.4%

Mishawaka City School Corp 15,101,376 7,977,878 10,130,499 9,999,568 9,081,393 -47.2% 27.0% -1.3% -9.2%

South Bend Community School Corp 84,643,634 49,142,748 48,813,930 52,499,415 51,482,544 -41.9% -0.7% 7.6% -1.9%

Union-North United School Corp 2,055,234 896,417 804,103 1,248,293 1,304,616 -56.4% -10.3% 55.2% 4.5%

Mishawaka Public Library 3,448,888 4,221,955 4,847,711 4,451,686 4,568,671 22.4% 14.8% -8.2% 2.6%

New Carlisle Public Library 933,595 1,028,517 1,027,770 928,433 373,301 10.2% -0.1% -9.7% -59.8%

Walkerton Public Library 80,533 65,705 77,763 77,445 77,623 -18.4% 18.4% -0.4% 0.2%

St. Joseph County Public Library 12,819,840 11,283,077 12,861,214 13,893,451 13,412,008 -12.0% 14.0% 8.0% -3.5%

St. Joseph Airport 2,909,741 2,967,130 2,878,535 2,416,836 2,471,962 2.0% -3.0% -16.0% 2.3%

South Bend Public Transportation 3,759,495 3,342,036 3,199,736 3,506,269 3,731,516 -11.1% -4.3% 9.6% 6.4%

South Bend Redevelopment Commission 1,580,471 1,498,328 1,648,756 1,689,765 1,191,019 -5.2% 10.0% 2.5% -29.5%

St. Joseph Solid Waste Management 0 0 0 0 0

Mishawaka Redevelopment Commission 0 0 0 0 0

South Bend Redevelopement Commission 926,024 0 0 0 0 -100.0%

% Change

St. Joseph County Levy Comparison by Taxing Unit 
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Notes: A Taxing District is a geographic area of a county where taxing units overlap, so the sum of the taxing unit tax rates is the 

total district rate.  
The Tax Rate is the gross levy divided by net assessed value, in dollars per $100 assessed value.  
The LOIT, COIT, and CEDIT credits are funded by local income taxes. 
The Net Tax Rate for Homesteads is calculated by reducing the tax rate by the various credit percentages.  

 

Dist # Taxing District Tax Rate LOIT PTRC

COIT 

Homestead

CEDIT 

Homestead

CEDIT 

Residential

LOIT 

Homestead

LOIT 

Residential

Net Tax Rate, 

Homesteads

71001 Centre Township 2.4179 6.2985% 7.3430%             --             --             --             -- 2.0881

71002 South Bend-Centre 5.3140 6.2985% 7.3430%             --             --             --             -- 4.5891

71003 Clay Township 2.4435 6.2985% 7.3430%             --             --             --             -- 2.1102

71004 South Bend-Clay 5.3321 6.2985% 7.3430%             --             --             --             -- 4.6047

71005 Mishawaka-Clay 4.0759 6.2985% 7.3430%             --             --             --             -- 3.5199

71006 Indian Village (Clay) 2.4499 6.2985% 7.3430%             --             --             --             -- 2.1157

71007 Roseland (Clay) 2.9440 6.2985% 7.3430%             --             --             --             -- 2.5424

71008 German Township 2.4955 6.2985% 7.3430%             --             --             --             -- 2.1551

71009 South Bend-German 5.3283 6.2985% 7.3430%             --             --             --             -- 4.6014

71010 Greene Township 2.3792 6.2985% 7.3430%             --             --             --             -- 2.0546

71011 Harris Township 2.2019 6.2985% 7.3430%             --             --             --             -- 1.9015

71014 Lincoln Township 2.1240 6.2985% 7.3430%             --             --             --             -- 1.8343

71015 Walkerton (Lincoln) 3.4875 6.2985% 7.3430%             --             --             --             -- 3.0118

71016 Madison Township 1.8521 6.2985% 7.3430%             --             --             --             -- 1.5994

71017 Olive Township 1.9981 6.2985% 7.3430%             --             --             --             -- 1.7255

71018 New Carlisle (Olive) 2.8392 6.2985% 7.3430%             --             --             --             -- 2.4519

71022 Mishawaka(Penn)-PHM School 3.8652 6.2985% 7.3430%             --             --             --             -- 3.3379

71023 Mishawaka-Penn 4.0598 6.2985% 7.3430%             --             --             --             -- 3.5060

71025 Portage Township 2.4643 6.2985% 7.3430%             --             --             --             -- 2.1281

71026 South Bend (Portage) 5.3604 6.2985% 7.3430%             --             --             --             -- 4.6292

71027 Union Township 2.1472 6.2985% 7.3430%             --             --             --             -- 1.8543

71028 Lakeville (Union) 2.9738 6.2985% 7.3430%             --             --             --             -- 2.5681

71029 Warren Township 2.4683 6.2985% 7.3430%             --             --             --             -- 2.1316

71030 Osceola (Penn) 2.3256 6.2985% 7.3430%             --             --             --             -- 2.0084

71031 Penn Township-PHM School 2.1158 6.2985% 7.3430%             --             --             --             -- 1.8272

71032 Penn-Mishawaka School 2.3104 6.2985% 7.3430%             --             --             --             -- 1.9952

71033 South Bend-Penn 5.1214 6.2985% 7.3430%             --             --             --             -- 4.4228

71034 Liberty Township 2.0936 6.2985% 7.3430%             --             --             --             -- 1.8080

71035 North Liberty (Liberty) 3.4180 6.2985% 7.3430%             --             --             --             -- 2.9517

71036 Mishawaka-Harris 3.8343 6.2985% 7.3430%             --             --             --             -- 3.3112

71037 South Bend (Warren) 5.3499 6.2985% 7.3430%             --             --             --             -- 4.6201

Credit Rates

St. Joseph County 2011 Tax Rates, Credit Rates, and Net Tax Rates for Homesteads by Taxing District 
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Taxing Unit Name

(1%) 

Homesteads

(2%)                        

Other Residential 

and Farmland

(3%)                  

All Other 

Real/Personal Elderly Total Levy

Circuit 

Breaker as % 

of Levy

     Non-TIF Total 9,318,246 16,839,315 15,358,267 56,687 41,572,515 280,263,404 14.8%

     TIF Total 135,658 3,241,975 8,323,995 2,149 11,703,777 65,667,709 17.8%

     County Total 9,453,904 20,081,290 23,682,262 58,836 53,276,292 345,931,113 15.4%

St. Joseph County 1,193,211 2,193,321 1,851,652 9,581 5,247,765 49,695,236 10.6%

Centre Township 0 0 0 0 0 0

Clay Township 3,630 9,272 3,111 699 16,712 6,290,392 0.3%

German Township 2,171 2,220 7,386 33 11,812 145,744 8.1%

Greene Township 0 0 0 9 9 309,990 0.0%

Harris Township 0 0 0 0 0 0

Liberty Township 890 3,738 0 67 4,695 217,620 2.2%

Lincoln Township 120 1,647 0 14 1,781 64,478 2.8%

Madison Township 0 0 0 5 5 108,697 0.0%

Olive Township 13 0 0 28 40 277,244 0.0%

Penn Township 15,223 29,008 1,731 282 46,243 1,751,987 2.6%

Portage Township 44,544 103,964 92,860 325 241,692 1,517,905 15.9%

Union Township 32 1,963 0 148 2,143 169,367 1.3%

Warren Township 270 0 698 242 1,211 867,584 0.1%

South Bend Civil City 5,210,645 8,964,569 9,774,485 14,173 23,963,871 70,756,844 33.9%

Mishawaka Civil City 669,010 1,507,466 131,652 6,550 2,314,677 25,375,486 9.1%

Indian Village Civil Town 0 0 0 0 0 259 0.0%

Lakeville Civil Town 131 11,758 0 46 11,935 145,837 8.2%

New Carlisle Civil Town 296 0 0 717 1,013 1,411,515 0.1%

North Liberty Civil Town 6,642 27,893 0 112 34,646 445,949 7.8%

Osceola Civil Town 0 0 0 35 35 240,357 0.0%

Roseland Civil Town 251 5,608 0 54 5,913 267,941 2.2%

Walkerton Civil Town 3,087 42,322 0 300 45,710 1,256,884 3.6%

New Prairie United School Corp 201 0 0 763 964 2,852,912 0.0%

John Glenn School Corp 3,462 23,734 0 580 27,776 2,201,044 1.3%

Penn-Harris-Madison-School Corp 260,162 371,682 39,354 2,937 674,135 26,197,479 2.6%

Mishawaka City School Corp 65,010 215,417 0 2,775 283,202 9,081,393 3.1%

South Bend Community School Corp 1,077,316 1,922,755 2,168,578 9,826 5,178,475 51,482,544 10.1%

Union-North United School Corp 231 14,282 0 1,143 15,656 1,304,616 1.2%

Mishawaka Public Library 62,308 119,201 7,003 733 189,244 4,568,671 4.1%

New Carlisle Public Library 1 0 0 100 101 373,301 0.0%

Walkerton Public Library 145 1,982 0 17 2,144 77,623 2.8%

St. Joseph County Public Library 422,081 760,066 846,877 2,849 2,031,874 13,412,008 15.1%

St. Joseph Airport 65,899 121,132 102,263 477 289,770 2,471,962 11.7%

South Bend Public Transportation 211,266 384,316 330,617 828 927,027 3,731,516 24.8%

South Bend Redevelopment Commission 0 0 0 239 239 1,191,019 0.0%

St. Joseph Solid Waste Management Dist 0 0 0 0 0 0

Mishawaka Redevelopment Commission 0 0 0 0 0 0

South Bend Redevelopement Commission 0 0 0 0 0 0

TIF - SB So #1 Centre 23,759 33,569 789,689 84 847,101 3,333,088 25.4%

TIF - SB So #2 Centre 0 0 0 0 0 0

TIF - SB So #3 Centre 0 0 0 0 0 0

TIF - SB NE Clay 0 0 6,670 0 6,670 26,037 25.6%

TIF - Douglas Road EDA 0 2,248 192,280 0 194,528 755,607 25.7%

TIF - Mi North Clay 582 313,619 483,534 3 797,738 16,244,230 4.9%

TIF - Airport SB German 20,524 313,221 2,887,511 1,229 3,222,485 12,821,516 25.1%

TIF - Walkerton Communtiy EDA 0 1 0 0 1 123,315 0.0%

TIF - SJC Wyatt EDA #1 0 0 0 0 0 22,417 0.0%

TIF - SJC Edd #2 Olive Twp 0 0 0 0 0 765,312 0.0%

TIF - SJC Edd #2 New Carlisle 0 0 0 0 0 104,973 0.0%

TIF - Mi North PHM 2,257 186,208 17,899 24 206,387 2,773,237 7.4%

TIF - Mi South PHM Schools 25,314 12,323 5,796 156 43,589 884,119 4.9%

TIF - Mish South PHM Sch Expan 13 570 495 0 1,078 56,766 1.9%

TIF - Mi Central Downtown 0 0 0 0 0 0

TIF - Mi South Mi Schools 0 20,892 0 51 20,943 138,514 15.1%

TIF - Mi North Mi Schools 1,290 22,187 0 7 23,484 218,902 10.7%

TIF - Mish No Mish Sch NW  Area 0 0 0 0 0 0

TIF - SB Central Allocation Area 7,323 244,472 1,146,582 0 1,398,376 5,179,869 27.0%

TIF - SB West Washington 5,087 98,319 112,951 114 216,470 700,190 30.9%

TIF - Airport SB Portage 4,673 206,675 504,440 132 715,920 2,614,129 27.4%

TIF - SB Med Ser District 1,943 46,267 957,483 0 1,005,693 4,674,343 21.5%

Circuit Breaker Credits by Property Type

St. Joseph County 2012 Circuit Breaker Cap Credits 
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Notes: Circuit breaker tax cap credits are tax savings for taxpayers and revenue losses for local government units. Circuit breaker 
credits are highest in tax districts with the highest tax rates. These are usually districts that include cities or towns because the 
municipal tax rate is included in the district tax rate. This means that most circuit breaker credits are in cities and towns and in 
units that overlap cities and towns. 
 
Circuit Breaker Credit Types: 
Homesteads are owner-occupied primary residences and include homestead land and buildings in the 1% tax cap category. 
Owner-occupied mobile homes and agricultural homesteads are included in this category. This category only includes credits 
on the portion of the property that qualifies as a homestead. 
Other Residential/Farmland includes small rental housing units, larger commercial apartments, second homes, long-term care 

facilities, and farmland, in the 2% tax cap category.  
All Other Real/Personal is commercial, industrial, and utility land and buildings, and business equipment, including agricultural 
equipment, in the 3% tax cap category. This category also includes credits on the portion of homeowner properties that do not 
qualify as a homestead. 
Elderly includes credits for the 2% annual limit on homestead tax bill increases for low-income homeowners, age 65 and over. 
The Total Levy by Unit is gross property taxes levied, before all tax credits. For TIF districts, this amount represents the TIF 
proceeds before circuit breaker credits. This information is included to allow comparison to the circuit breaker revenue losses. 
 
Numbers may not total due to rounding. 

 

Taxing Unit Name

(1%) 

Homesteads

(2%)                        

Other Residential 

and Farmland

(3%)                  

All Other 

Real/Personal Elderly Total Levy

Circuit 

Breaker as % 

of Levy

     Non-TIF Total 9,318,246 16,839,315 15,358,267 56,687 41,572,515 280,263,404 14.8%

     TIF Total 135,658 3,241,975 8,323,995 2,149 11,703,777 65,667,709 17.8%

     County Total 9,453,904 20,081,290 23,682,262 58,836 53,276,292 345,931,113 15.4%

TIF - SB So #1 Portage 1,941 12,349 33,029 106 47,425 170,362 27.8%

TIF - SB NE Portage 18,075 163,617 429,641 134 611,467 2,277,585 26.8%

TIF - SB NE Portage Housing 4,961 859,422 514,534 0 1,378,917 3,921,495 35.2%

TIF - Lakeville EDA 0 146 0 0 146 7,308 2.0%

TIF - SJC EDA #3 Penn Twp 0 0 0 3 3 2,087,443 0.0%

TIF - Mi North Harris 17,916 705,870 2,942 107 726,836 4,684,958 15.5%

TIF - Airport SB Warren 0 0 238,520 0 238,520 1,081,993 22.0%

Circuit Breaker Credits by Property Type


